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PURPOSE

The purpose of this report 1s to provide an assessment of site conditions and
factors associated with the redevelopment of a 3 acre (City owned) site in
downtown Loveland. This report is intended to evaluare the appropaateness of a
portion of the sire plan thar has been done independenty from and will influence
the orentarion and construcnon of buildings on the site. The City is considering
this process because they have Community Development Block Grant (CDBG)
and Appalachian Regional Commission (ARC) Granr funds available o creare
public improvements in the downtown. Knowing thar the subjecr sire is pivoral in
cconomic development and reestablishing the urban fabric of the downtown, the
Ciry thought the funds could be pur to good use by installing improvements on the
site. However, a full development concept has not vet been selecred, and specific
temants have not been identified, giving this construction project unique timing, To
attempr to remove some of the renrative aspecrs the Ciry Manager has asked
McBrde Dale Clarion to assess the site and the condinons affecnng the site to
determine if there are any other factors the Ciry should examine before
commencing construction. The report is structured to assess the site conditions and
factors from a vanety of angles to determine if there are circumstances that the City
should review further before commirting resources ro the construction of a surface
parking lor and stormwarer management.

INTRODUCTION

The Ciry has spent considerable fime working on redevelopment for a key site in
the downtown blocks. The public, the Downtown Resource Commuttee, the
Planning and Zoning Commission, and Ciry Council have all parncipared ro creare
avision for the three acre City owned property in the block east of the sulroad
track located berween West Loveland Avenue and Broadway, and bounded 1o the
east by Second Streer. The Ciry acquired the property and removed the obsolere
and dilapidared strectures, making this key central block of downtown available for
redevelopment. This design and development of this property is key to the
completeness of the City’s downtown urban character, and provides opportunities
o expand the economic base of the Ciry within the current Ciry block by adding
businesses and reconnecting the adjacenr blocks ro the core business districe
centered on Loveland Avenue.

The Ciry was vecently the recipient of a $450,000 grant for public improvements
that could be used for this project. This site presents a prime opportunity for the
use of these funds. However, it is important to be sure the improvements are
properly locared and will not impede the future development of buildings thar will
attract a complementary and successful tenant mix, The planming work the City has
done, and public inpur garhered reparding rhis site have resulred in eight poinrs or
guiding principles informing the developmenr and evenrual renant mix of the site.
As the owner of the site, the City has control over the design, vision and resulring
physical appearance of the redevelopment. Ths is an extremely positive position in
which to be.

Accordingly, the City engaged McGill Smith Punshon to prepare a concept plan
thar illostrares a series of new buildings aligned along Second Streer and Broadway.
The plan proposes buildings thar reinforce the streer wall and the “Mamn Streer”
character to-extend the downrown mto the site. Based on this concept plan the
Ciry has had engineenng drawings prepared for the construcnon of parking and
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stormwiter management facilines on a pornon of the sie. A descnpnon of the sie
follows.

Site Description

The subject site is located in a core block of downtown Loveland, east of the B&O
Railroad and south of West Loveland Road. The site contains most of the parcels
on the block excluding the Wagner Building ar 128 Broadway and the property ar
126 Second Steeer. The sire 15 approximately 3.03 acres and is City owned. The
site includes the two key comers. It is generally bound on the east by Second Street
and on the sourh by Broadway. Existung zoning 15 “H™ Hisroric which 1s the
district speafic to the central business distocr and tradional neighborhoods. The
majonty of the site 15 located in the floodplan and the lowest portion of the site 15
centrally located running from Second Streer downward toward the railroad.

Figure 1: THE SUBJECT SITE, This map shows the current conditions of the subject site and its location in Loveland's
Downtown,
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City Established Guiding Principles

At the November 16, 2009 joint meeting of the Downtown Resource Commuttee
and the Planning and Zoning Commuission, the City Manager summarnzed the
following cight poinrs for the development of the subject sire.

L This progect is important to Loveland and bas the support of most people at a high
devel Al want this project fo swceed,

2. The design of the projece weeds ro be done in a way thar connects the gems we have
already to the gems we wani to create in a seamiess fashion thar works for all, inclnding
Jpedestrians and bikers and parkers and current dusiness owners and progpective
basiness owwers. There is some disagreement abowt bow to accompdish this ar whether
the qvrrent conepit plan does or doer wot do 5o, but all agreed on the gowd,

3. The design of the building and the averall sive weeds to complement the existing
dansttnn, The City b staed thiv peing back to 2004 and this is as trve today as if
was then,

4. The railroad tracks are a b barrder to 2 and 3. We bave to overcone that barrier to
accomiplish 2 and 3. The City will iy to find a way to show soliations to this ar the
mect meering so peable cant react fo these sodutions,

ha |

The crirvent econnmry mans weé will probably bave to wait a year or e more fo get this
devedopomens off ihe growmd, The Ciry bas a good fimanciad plan fo carry e property
and we bave same reserves fo ensire that e financial presswre to the City for carrying
the project far a few more years is not foo bierdensome to the City's finandal pitire.

6. It is berter to wait and do it right. ' The comamity ondy will bive ane chance to redo
s area for severad geseralions,

7. Whereoer possible, we want to wse innovative butldings and design proctices that are
Cramart” desien and green fo soffen the inpact fo the environment, broadly defived. For
exunpde, the City is plunning fo install stormvater filtering fo mitgate the rnoff
inpact fo the Little Miami River, and we wane to do LIEED buildings if we can
awernieige &, Ulpfront econnmics ske i challenging, but we can da dots of different
Hhings fo Eeep working fowards soltions o Hhese fisues,

8. Tdeally, the mis: of new businesses will be wew to the communnity. The City cannor
dlictute what pets leased in the spaces, but alf agreed it woudd be better if the development
had something othor than a coffee shap to compere with Blve Chip, and family
restanrant to compete with Paxton's or the Works, or a sweet shap to compere with
Loveland Swvets. The growpy wanted businesses that enbance the services and products
arveilable locally, wot fust adding miore of what we wlready bave,

THE CHALLENGE

The challenge in this situarion is thar the parking and stormwater infrasrructure for
the site has been designed and could potentially be constructed pror to a detailed
site plan for the building design and configuranon has been finalized. The nming is
unusual, but is the result of the infrastructure funding being available only fora
short perod of dme, while the site plan has not been finalized becawse the Ciry has
not secured end users for the buildings. If the infrastructure can be put in place it
may be a marketing tool for the City to artract a developer and renants by further
prepping the site for construction. ‘Therefore, the Ciry wants to assess the impact of
construction of the site infrastructure prior to final dc:ugn of the buldings.

A secondary purpose of this report is to examine alrernanve urban design options
to promore connectvity berween the Ciry's current core businesses and the
proposed development. The informanon in this analysis 1s intended to assist the
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City to derermine if the construction of the stormwarer management facilities and a
portion of the surface parking will be to the Ciry's benefie,

To help provide perspecm e to this challenge, this report discusses facrors thar
typrcally mfluence site design, evaluates three approaches o site design, and
indicates the benefits and drawbacks of each approach. Secondly, this report
assesses the existing conditions of the site including its context and sire features
indicanng their influence on the site design. Third, the report indicates the types of
uses consistent with the guding principles that would be appropriate on the site
from a land use perspecnve. For each of these uses the reporr indicares basic
building and site needs. Fourrh, the report examines various contexmal facrors
surrounding the site and explores urban design considerations for each factor.
Finally, it presents an analysis of the proposed site plan dated Febroary 23, 2010000
lighr of the other factors examined. The reporr concludes with key findings and
recommendatons for further consideration by the Gity.

PLANNING APPROACHES
FACTORS THAT IMPACT SITE DESIGN

The following are factors rypically considered in the design of a sire,

e Community's Vision: The policies, plans, or goals a community has for
both the physical appearance of the built emvironment, and the mix of
uses can nfluence the site design. The community may articulate this
vision through formal planning documents and ulimarely regulations or
may use widely held community values as the guidance for a vision.
Ultimately, the community’s vision represents an aspiration for
development.

* Local Regulations: The official development regulations influence the
sire demgﬂ by estabhishing mimimum standards, which the community will
require development to meer for approval. Local regulations may include
zoning, subdivision, and stormwater management regulations. These
regulations can nfluence aspects of site design including ot size, building
configurarions, access, parking, landscaping, lighning, signage and use,

*  Targeted Tenant Mix: The uses or tenanrs a sire is designed for
influences site design by accommodating particular needs of specific uses.
This may include accommodaring a drive-throogh for banks, adequare
parking for theaters, or ourdoor dining for restaurants. When end users
are not known, or in reuse situations the tenant mix may be atteacred to
esisting buildings or structures rather than custom designing for 4
particular use.

#*  Infrastructure: Infrascructure including roads, sidewalks, utilities,
stormwater management faciliies or Best Management Practices (BMPs)
and other existing structures that support the use of a site influence how a
site 15 designed. In redevelopment, the infrastructure often exists and
plices specific restrictions on the site configuration. Existing
infrastructure may represent a cost benefic bur it may also require more
Aexability or speculization i a site plan o work around or within the
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existing framework.

Transportation/Access: The road network and vehicular access points
play a role i site design. Accommodation of automaobiles 15 a major
consideration and the best or most feasible locanons for vehicular access
based on pﬁrkmg Lunﬁ.gumnnn and visibility from the road network
impacts how a site is laid out. How the developer weighs the i importance
of vehicular vs. pedestrian access will influence which has prominence in
the site design.

Physical Site Characteristics: The existing physical characrenstics of a
site influence the design of redevelopment. Topography, warer flow, view
sheds, bulding onenmanon to surroundings and urban context are all
existing physical site characteristics thar can influence site design. While
site design can ignore such fearures in favor of a preferred site plan, the
cost of grading, stormwater management and the teade off in companble
urban design may exceed the worth of designing within the existing
COontext.

Financing: The need ro obrain financing can be a major factor in sire
design, The preceding factors can all influence site design, but ultmately
the cost of modifving the site and construction is the determinant in
private development. Cost also plays a role in public development as a
specific budget is allocated to the project, and modifications need o
reman within the budger. Therefore, major grading efforrs or expensive
foundations to elevare buildings our of the floodplain may push a project

our of an arrainable range.

Market: The market strongly affecrs decisions abour the type of
development and mix of uses tarpeted for a site. Marker factors include
but are nor mited o the density of residennal development within a
given radins (counting rooftops), income characteristics, the rypes of uses
{local services or destination uses), local daynme populaton, the local
inventory of available spaces, and local and regional inventory of
commercial and business uses.

Existing Surrounding Community Character: As a bookend to the,
“Community’s Vision™, discussed above, the existing character of the
surrounding community also can nfluence the development of a site.
Whereas the vision is an aspinition, the existing character reflects what is
on the gmuﬂd today, E.xntmg character may not always be consistent
with the vision and therefore it may be necessary to clash with existing
character to attain the vision, or conform to exisang characrer to creare a
conrext sensitive design thar meers both exisung conrexr and furure
vision. The relanonship between the existing contest and the vision are
impaortant in influencing the ultimate design of a development.

Pursuit of LEED Certification: An emerging rrend is for developmenrs
to have LEED Certification. LEED stands for Leadeeship in Energy
Efficient Design. LEED cernfication requires 3 building project and irs
site fo meer a number of criteria o earn points for varous levels of
certification, If a developer desires to attain certification, they will design
the buildings and sites to meet these critenia to earn the points necessary.
A number of factors including walkability, energy conservanon efforrs in
building design, stormwater management, and other features contabute to
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the project’s ability 1o be cemified. The LEED checklis 1s included as an
appendix to this report for reference purposes. Mimmum program
requiremients for consideranon include: 1) Comphance with
environmental laws, 2) A complete , permanent building, 3) Use of a
reasonable site boundary, 4) Builldings must have a mummum floor area of
1,000 square feer, 5) Must be an occupied strucrure, 6) Must share whole-
building energy and water usage data, and 7) The subject building must
be no less than 2% of the total land area within the LEED project
boundary,

These factors influence the way in which developmenr is approached.
Understanding how development is approached for the subject site dluminates the
options and factors which can be weighted more heavily in determining a preferred
design. Three ways of approaching developmenr are summarize in the following
seCtion.,

APPROACHES TO DEVELOPING A SITE

There are three general approaches to developing a site. The first approach is
renant doven where a sire 1s selected based on a program of defined site and
building needs specific to the mrgeted renant. This is a custom approach o
development based on a defined or determined business plan for a pasticular use.
The second approach 1s a more flexible approach, where a site is selecred and
designed for development based on rrends in the market and a perceived product
that is estimated (by the developer) to deaw tenants with a variety of needs thar can
be mer in a generalized building footprint with general packing and site
accommadations, The third approach 1s form or design based. This approach like
the second creates a site and building plan with general features and anticipates thar
a rype of tenant will be atrracred o the resulting space, In the third approach
however, the conrexr and urban design ke precedence and assume thar the qualiry
of design and the contest of the development will be armactve o enants. The
third approach is most commonly applied in redevelopmenr or planned
development situanons, The second and third approaches also work better for
users that are less specific in their pamicolar site feature needs and more attracted to
districts or groups of uses that share joint amenities such as traditional downtowns
and business districts,

Approach A: Tenant Driven Approach

The renant drven approach rypically has a parncular user ro accommodare which
influences the site selecnon, The user will have a program of requirements rnging
from locanion and visibility to mimmum lot size, buillding design, and packing
configurations. These program requirements can be modified slightly to fta
particular site and local development regulanons, however, they will generally
choose a site that has as many of the fearures required for the program already in
place or permitred. While money was easy to get and demand for commercial and
residential development was high, this was a common approach to development
and was most effective in greenfield areas. This type of development 15 customized
t0 the user bur may not be customized to the community in which ir is located.
However, many franchise or nanonal users do customize buildings and sires ro
meet local character. Bur this can only be accomplished when the community has
well arnculared srandards thar can be applied.
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ASSESSMENT OF APPROACH A

Works well in greentield sites
Has a defied end user or guaranteed
DCCLpancy

Benefits Drawbacks
+  Prvately funded = Places community in a reactive vs.
+  Prvately managed Proactve Positon
+  Accommodares growil —  May not fully consider other unpacts
+  Subject 1o commmnity review such as context or use redundancy
4 Meers stundards = May pit community/residents against
+ developer
4

Approach B: Market Driven Approach

In this approach a developer acquires a property and develops the site ranging from
subdivision and infrastrucrure installation to full site improvements and budding
construction and then offers the individual renant spaces for lease or purchase. In
these cases the end users are not known in advance of the planning and
constructon activities. However, there 1s typically a range of user types thar are
targeted for a development. This type of development 15 often driven by what the
private market has proven success with. The shell of development can then be
maodified or customized by individual tenanes, The implication of this approach o
development is that the site is designed in a somewhar generic manner thar will
artract a range of tmrgeted renants.

ASSESSMENT OF APPROACH B

Benefits Drawbacks
Prvately landed = Unkoown tenant mix makes success
Privately managed nicertain
Accommodates grnrwth = Some users may need extensive

Subject to community review costomization to be accommaodated

Meets standards

Works well in greenfield sites

Offers flexibility and adaprability for a
rariety of end users

+ 4+ + + + + +

Approach C: Urban Design Driven Approach

Somenmes conditions exist where a site can be more successfully developed or
redeveloped through the applicanon of strong urban design standards or a
redr:velni}ment me that is based on a parricular contexr, like locanion in a
teacitional central business district. This approach is often mken by communities
when they have ownership of a key redevelopmenr property or a highly visible
economic developmenr site. By raking acrual ownership of a site a communiry
gains full contral over the development program including infrastrucrure, density,
and urban design. lehan design driven development is targeted ro a particular sire
to solve an existing issue or provide some new opporunities within the community
through urban design. In this approach rhe communiry acrs as either the developer
or facilirares d.ew:lapmem with specific design and development standards or
master plan that define specific urban design fearures from sire design o
archirecrural styles. Often used when very specific design results are desired, in
redevelopment that the povate market exther cannot address or has shown
relucrance ro address,
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ASSESSMENT OF APPROACH C

Benefits Drawbacks
+  Places community i proactive position = Unkiown tenant mix makes
+  Gives communty complete contol of SUCCEsS INCertain

development aesthetes, density, and design —  Some users may need extensive
customization to be viable,
customization that may be
inconsistent with urban desgn

+  Targets public money roward cconomie
development and job creaton

+  Addresses site issues or ownership patterns
that the private market cannot fix = Limits end users to those attmeted

to the type of environment created

{in some circumstances this may

alza be viewed as a benefin),

+  Works well for rr:lr\'ﬂnpmrm
+  Can be a catalyst for private development

the same aren ; " i ]
= Requires public/ private partnership

to muake it happen

A Case Study of Approach C

McBrde Dale Clanion recognizes the differences in the styles and character
between Loveland and some of its neighboring communities in the Cincinnan
Region, but the Ciry of Montgomery serves as a successful example of the Urban
Design Draven approach in a challenging downrown redevelopment sire.
Presennng this case study is not intended to imply that Loveland should replicare
this design, but only to offer information about the process and approach the City
of Montgomery used to come o results that worked for their gareway. As
Loveland 15 in a similar situation with the ownership of a key downtown property
and s faced with facilitanng the development of the site, Monrgomery serves as an
example of a peer commumniry using this approach to a successful conclusion from
which Loveland may draw inspiration,

A pood regional example of the third approach pur into acnon is the Gareway
Trangle Project in the City of Montgomery, The City has a lustory of proactively
managing properties n the downtown and when the private marker is not
producing the results deemed necessary to improve rhe quality, characrer, and
business mix the City has stepped in funding and managing redevelopment and
public imprm ement projects. In the case of the gﬂ.rw ay project, the 4 acre
triangular site served as the southern gateway to the Ciry and the heritage district.
At the me the site was occupied by an obsolete office hullnllng and a vacant filling
station and garage, The combinaton of uses did not create a desirable gareway to
the communiry. The obsolescence in design and 1solation from the orher blocks of
downtown were preventing the site from contributing economically 1o the Ciry.
The Brownfield clean up, small size, and tnangular shape had caused the privare
market to pass over the site for redevelopment. The fear of an incompanble
development on the site prompted the City to acquire the property. After clearing
the site and mitgating any environmental impacts from the former filling stanon,
the City prepared rthe communiry vision for the sire, then working with a local
builder created a plan for redevelopment. Through creative incentives,
public/private parmership and a strong vision and plan the ate has been
redeveloped with a 90 space underground public parking garage, a restaurant,
several commercial storefrones, a bank, office and service space, and a small park.
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EXISTING CONDITIONS ASSESSMENT

The exisung condirions assessment dlustrates the contexr and existng influences
related o rl:dcn,]upmt.nt of the subject site. This assessment provides information
related ro the uses and sive design, which are appropriare and feasible for the sire,
This informanon rhen informs the assessment of the proposed site plan elements
in relanonship to the pracocality of the construction of the stormwarer
management facilities and surface parking.

LAND USE CONTEXT

The local and regional marker in which Loveland is competng influences the rypes
of uses, which are viable options for the downtown blocks, This section exammes
the regional and local lind vse contest and provides an assessment of the types of

uses which the City might expect to be atteacted to the subject site,

Regional

With proximiry to larger retail centers like Fields-Ertel Road and the rerail center in
Milford ar 1-275 and Roure 28, and local business cornidors along Loveland-
Madeira Road, the demand for larger-formar and franchise rerail is being mer in

these areas and can serve the Loveland population. Like other communines in the
region, Loveland's Downrown is a deaw for specialized or bourigue rerailers,
restaurants, office, services, and arrs and enrerrainment venues. Looking ar
downtowns in other regional communinies, we can see the types of uses these
districes attract.

Milford has tradinonally had an outdoor slant to the retal, capitalizang on the
proximiry of the Lirde Miami River and the Linle Miami Trail. Uses in Milford’s
dovwntown mclude famaly and fine diming restaurants, collector and antique
retailers, outdoor activity retatlers, coffee shop, a wine bar, and banks, Milford's
downtown blocks also house a few manufacruring uses along Warer Streer.

The Ciry of Montgomery has 4 concentranon of jewelers, furniture and interior
design retalers and professionals, boungue retail, a bike stop, restaurants with both
fine dining, and family orented establishments prevalent in the downrown blocks.
These commercial uses are supplemented by professional offices, a coffee shop and
bars, and several service or fraternal orgamzations,

Looking ar these other regional examples of downrown uses, the desired mix
expressed in the puding principles of bounque retal, restaurants, and office are
likely ro be consistent with Loveland’s Downtown, Additional oppormunitics that
may present specifically ro Loveland would be rerailers focused around the Lirtde
Miarmi Trail (like the Running Spot), canoe and outdoor supply stores, art gallenes,
dance, yoga or other studio uses and residennal unirs in mixed use or mulo-family
structures within the downtown.

Local

Future uses or business will be influenced by the uses that aleeady exist in
Loveland’s Downrown. New uses should be companble with and add 1o the local
businesses, not just replicare them. Uses in the downtown currently include:
Chocolate shop, spedalty gifts, coffee shop, fine dining, family dining, insurance,
music store, runners specialry store, hardware rerail, neighborhood bar, furnirure
retail, Liquor store, stage theater, corporate offices for Rozzie's Fireworks, gyms,
frarernal organizarions, I'T and computer businesses, construction companies, and
other services, banks and offices. Addinonal retal establishments, art gallerses,
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restaurants, and addinonal office space would complement this mix nicely.
However, without a market study or addinonal information, it 1s not possible to
determune the extent of demand or market for these uses at this ome, In the Land
Use and Urban Design Considerations we will indicate the types of spaces and site
fearures generally required by these types of uses.

SITE FEATURES

Existing site features and context for the subject site should influence the site
design. The following are kev feamres that a designer would consider in creanng a
site plan for any property. Specifically this describes the constraints or implicanons
of the speafic features of the subject site.

Location in Downtown Loveland (Context): The sire's location in a
central block of the downtown adjacent o the railroad and sermounded by
historic and traditional residental disericts strongly influences the design
vision for the site. The Cir:.' has looked at the context and made a value
starement that the redevelopment of the sre should “complement the
existing downrown” (guding pnncipal 3. To accomplish the companble
mfill/redevelopment the City worked with MeGall Smith Punshon o
create Design Guideline Recommendations for the Historic Districe.
These guidelines reinforce the importince of masonry buildings of 2-4
stories in height set to the sidewalk with large windows on the ground
floor. ‘The intent is to reinforce the pedestrian scale of the district and
encourage engaging and inreracrive uses on the steeer. The second
guiding principle states that connectvity is very important and that the
site design for the subjecr site needs 1o creare connecnviry for pedestrians,
bikers, parkers, and current and future businesses. The downtown
redevelopmenr contexr is also a posinve factor in the porential of
acquiring LEED certification.

Figure 4: This 2009 aerial shows the current site conditions,
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Historic Context: One way to gain perspective about how the site can be
designed ro creare connectivity and be consistent with the chasacter of
downtown 15 to look ar how the site was onginally laid out. The 1911
Sanborn Fire Insurance Map shows the building configuration and uses
for the site. Important features to note include the alignment of the
buildings along W, Loveland Avenue and Broadway, A feed mill and
horse stables occupied the western portion of the site closest to the
railroad. These buildings were the ones removed during the cdearing of
the site. While the uses in this portion of the site are no longer valid uses
farlpvdm&lehum-nf&tﬂgoodmmphufhm&mdqwmm
business district was carried across the tailroad tracks woward 2% Street.

Figure 5: This 1911 Sanborn Fire Insurance Map shows the eary building and site configuration of the subject site. The
Broadway Hotel in the upper left comer (now called the Wagner Building) is the only original building still standing on the
subject site. The passenger depot (not on the site) also still exists. This original building lavour illustrates the historical
importance of having u building adjucent to the milroad o continue the streetwall and promote pedestrian connectivity.
The undeveloped area on the map also illusteates the lowest elevations on the site, indicuting that this portion of the site

has never been built (see the wopography map).

Vehicular Access/Transportation: West Loveland Avenue serves as the
the Little Miami River the road carries heavy volumes of traffic on a daly
basis. Second Street and Broadway Avenue serve as secondary
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thoroughfares. In 2002, traffic counts in the downtown were 23,000
vehicles/day, wath the area’s population on the nse for the mud part of the
decade the counts are likely greater today than in 2002, Vehicular access
from Loveland Avenue to the site is more of a challenge than from 2
Street or Broadway Avenue. Frontage of only 1607 feet along W,
Loveland Avenue limirs the placement of a vehicular access point because
of conflicts with the intersecrion at W. Loveland and Second, and the
angle of the railroad rracks. Addinonally the higher volumes of traffic and
proxamuty to the Ralroad Avenue pukmg area make rthe addition of
another access point along this frontage a challenge.

o Currently the site is being used to accommaodate parking for the

theater locared on the east side of Second Street.

Exdisting Zoning/ Development Regulations: The site 1s ennrely zoned
“H"-Historic Districe. This districr permuts residential, office, rerail,
restavrdnes, and banks and also permirs zero serbacks and multi-story
buildings. In addinon ro the adopred zoning regularions which conrrol
uses and serbacks, the Ciry's Zoning Code allows for vananon in the
standard parking regulanons in the “H" district o accommaodate
addinonal flexibaliry in site design in the urban conrexr.

o Parking is per planning commission review and approval, for
number of spaces and design in the “H" distrier.

o Internal landscaping is required for padking areas and a 6.5
screenmng buffer vard is required for any parking lor adjacent to a
public streer.

o Qurdoor dining is not a specifically regulared accessory use. The
current Code neither prohuluts nor defines ourdoor dining,

o Drwve-through(s) are nor addressed as accessory uses, however,
fast-food restaurants are a special exception use i the “H”
district and require 5 stacking spaces and include other speaific
dimensional requirements for the location and geomerry of
drive-through lanes. Drive-through lanes are not specifically
regulated for financial insttunons in the “H™ distrier.

o Signs in the “H" district must be located on the same lor to
which they are an accessory and may project over the sidewalk
or 1 maximum of 4 feet. Portable sandwich boards are
permutted. All arrached signs should be wood and projecting
signs may not be internally illuminared.

Topography and Floodplain: The newly enacred {Pebman 2011
FEMA floodplun maps show the majonty of the subject site within the
flood zone. Development must comply with the Floodplain regulanons,
The base flood elevarion for the site 1s 589 fir. The wpography of the sire
is lowest in the central portion and runs berween 382 ft. and 384 ft. The
site slopes upward roward both the southeast corner and the northeast
corner. Only the southwest corner is fully above the base flood devarion
of 589 fr. Grading, fill and foundations musr be used to elevate any
buildings on the site above the 589 fr. The presence of the floodplain
may be a hindrance but not necessanly prolubitve to LEED certificanon,
Greenfield sites in floodplains are precluded from LEED eligihility, bur
since this 1s redevelopment it may be considered. The FEMA floodplan is
shown in the following image.
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Figure 6i: This vignette taken from the 2000 FEMA Flood Insurance Rate Map shows the outlined
aubject site is mostly within the AE flood zone. The Zone AE designation indicates that FEMA has
determined the hase food elevation for the 1% annual chance of fload (10 year flood), The
Topography map in Figure 7 shows the general elevations on the site,

131304 USE AND DEVELOPMENT STANDARDS FOR. FLOOD HAZARD
REDUCTION (Standards for Nonresidential Construction)

I. New constraction and substanttal mprovessent of any comemerciad, indastrial or ather
monresidential sirncure shail meer the regguirenents of swhsection (d)(!) to (3) and (5) to (7)
Dereaf.

2 New construction and substantial improvesent of any commercial, industrial or other

non-residential strvctnre shall either have the dowest floor, inchding basenent, elevated fo or abore
the feved of the flood profection elevation; or, tagether with attendant utility and sanitary facilities,
shhatfi et il of the folfmuing standeards:
A Be dry floodproofed so that the structure is watertight with walls sabstantially
Empermiealle to the passage of water to the Jevel of the Toud prosection elevarion;
B, Huare strainead components capalile of resénting Iydlrostatie and bydrdymamic
Joutels easnal effects of buoyancy; and,
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. Beertified by a registered professional engineer or architect, throngh the use of a
Federa! Emerpency Managenent Floodproofing Certificate, that the design and
micthods of construction are in accordance with subsection (e){2)A. and B, bereof.

Counky GIS. 2010

Figure 7: This map illustrates the general topography and elevations of the site. The darker areas to the right of the image
represent elevations closest to the Little Miami River and below 580 feet in elevation. The lower elevations will require
muore fill or higher foundations to elevate structures above the 589 base flood elevation. In fact along Second Street, the
buildings' base clevations would need to be two to three feet above the grade of the street.

Soils: HC Nutting Company confirmed thar the soil 1s suitable to support
development.

Railroad: The dingonal bisection of the subject block is created by the
angle at which the railroad crosses the rectilinear grid of downtown. This
situation creates a unique view shed from the northeen blocks. Because
of the locarion of the depor building and rhe rail line irself, much of the
frontage of the southem block is undeveloped providing no visual buffers
between buildings facing south on West Loveland Avenue. Inits day asa
an operanng depot this accenruated the site giving visibiliry and
prominence to the depot, bur now when the intent is to reinforce the
streer wall and blocks of a central business district this situarion creates a
unique challenge thar cannot be singularly remedied by the development
of the subject site. The two rail bnes running at the western boundary of
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the sire create approximately a 50-60 foor wide barner or obstacle for
pedestrians. In combination with the open frontage along the depot sire
and the parking areas, the blocks south of W, Loveland Avenue have a
sigmificant voud of buildings at the street, which creates a challenge for
pedestrian connectivity.

#  Lintle Miami Scenic Trail: The configuranon of the site 15 not
specifically impacted by the locarion or design of the Linde Miami Scenic
Trail, but in order to accommodate bike patrons, and businesses drawn by
the bike and pedestrian traffic on the trl, the site amenities on the
subject site should include bike racks to caprure bicycle traffic from the
trail.

URBAN DESIGN AND USE CONSIDERATIONS

POTENTIAL LAND USES/TENANTS

Based on exisnng uses, buildings, and sites in Loveland and similar communines,
the following are general building and sire consideranions for rhe various uses thar
may be arrracted to the site. The implicanon of these srandards is used in the
evaluation of the proposed site plan and the building envelope to deteemine if the
site plan would accommaodare the varnous uses.

Use Type Building Area Site Area Parking Special
Considerations
Upper Story 750-1,500 sqp. per NA 1 space/bedroom Elevator access if
Residentl umt more than second
story.
Professional Office Varies** Varies ** Access to parking Will consider upper
within walking floors
dlistance
service Businesses Varies on use ** Varies ** Access to parking Will consider upper
within walking flooes
distance
Fine Dining or Varnes on use ** Varies ** Parking space for Artached outdoor
Casual Restaurant N i every 2 seats or dining areas, patios
Need service access | ik Y
for deliveries and M.Lﬁ?ﬁ m.m,ar 2y ar Dald 5
waste. (On-sire patkeng for valet
dumpsters could May look for smaller
suffice. spaces with

expansion potential

Good visibility from
major road or heavily
trafficked pedestrian
ared

Liquor licenses
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Use Type

Building Area

Site Area

Parking

Special
Considerations

Fast Food/Up-scale

5,000-9,000 sq. fr.

MNeed service access

Parking space for

for ready buile
srructires or mixed
USEC Projects

Fasr Food for deliveries and every 2 sears or
waste. (n-site access to nearly
dumpsters could parking for valet
suffice.

Art Galleries 500-5,000 square feet | Vanes Access to parking Good visibility from
within wallang major road or heavily
disrance trafficked pedestrian

ares
Proximity to
restaurants and bars

Bourigue Rerail S00-5,000 square feet | Varies Access 1o parking Proximity to other
within walking retuil or special
distance Eaciliey

Studios 1,000+ square feet Vanes Access ro parking May consider upper
within walking floors
disran

PRI Open floor plans

Banks/ Financial 3,0000-3,00K) sqquare 25+ acres Access o parking Corner sites

Instruti feer . Aathin walkin .

Rian = Will make excepnons ;j_ uﬂ_ & Visihility from major
stance +

roadway

ATM or Diove-
Through

*Fast-food restanrants that Jocate in o dowsetows sefting will offen forege the wse of o deive-throngh windase soless it is easily acoommodated;
the franchise restanrants/ cafes like Chipotle, Panern, and Noodle Bend typically do not have drive-throsgh.

#¥The geses with variable bwilding and site arvas are typically somvendar ffexable and may range in needs so fhey will seek ont exisiing spaves
that werk for their particular needs.

URBAN DESIGN CONSIDERATIONS

The following are site and design elements the City should consider in the
development of the subject site. This 15 an objective assessment of the sire fearures
and nor a cringue of the proposed site plan which s in the following section.

* The Train Depot Site: The onginal site placement of the rail depor
building served two purposes, one ro provide access to the railroad and
the other ro emphasize the imporeant building wirhin the downrown by

orenting it differently than the surrounding businesses and homes. This
urban design element is often emploved to set out special uses like
transportation features, public buildings, churches and schools. 1n a block
where all the buildings are set to the street or sidewalk edge the one or
two buildings setback further with a lswn or other open area surrounding
them will stand out from the sidewalk or road giving them prominence in
the urban landscape. The challenge this poses for the redevelopment of
the subjecr site is thar any developmenr, which occurs on the subject sire,
will be prominently visible from the buildings on the north side of
Loveland Avenue because of the opening in the street wall created by the
rail depor site and the angle of the railroad itself. To address this concemn,
fearures thar may be included i the redevelopment of the sire include:
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o Vegemnove screening of proposed on-site parking along the
eastern edge of the rulroad nght of way,

o Anarchitectural feature hike a masonry wall with vanaton in
texture, height, and vertical profile could also be mstalled ar this
penmeter to screen any parking lots on the subject sire. Care
should be mken to nor let the design of the wall be flar and
monotonous as this would not be visually companble with the
downrown characrer.

o Employ four sided architecture where all sides of the buldings
are finished to an equal degree so that any building facades
visible from Loveland Avenue look like the front or primary
fagade of the building. This can be accomplished through
window placement, finish marerials, and consistent rreatment of
cormce lines and detailing.

The Railroad: The biggest urban design challenge the railroad presents
aside from the visual connectivity mentioned above is the perceived
barrier to pedestrian connectivity. The railroad rracks are a surmounrable
pedestrian barrier because it is not particularly intimidaring or difficult to
cross them; however, idenrifying a reason a pedesrrian would wanr ro
cross that barner 15 a key concern. The buildings and uses on the subject
site must be a draw 1o the pedestrians in the other parts of downtown to
draw them into the site. To address this concern elements which might
be considered in the design of the subject site mclude:

o Buildings placed ar the sidewalk immediately adjacent ro the
railroad.

2 Shop front or display windows on the western building thar look
northwest to add visual dewvw to the site.

o Incorporation of a pano, ourdoor dining area or plaza into the
western portion of the frontage along Loveland Avenue,

o Inclusion of mller buillding elements like a tower or tarret on the
new buildings ro creare @ landmark or bookend fearure ar the
eastern edge of the districr.

o Reesmblishment of buildings all along West Loveland Avenue o
provide acrivities immediately on the subject site ro reestablish
the street wall and draw pedestnans from the northern side of
the block,

The Street Wall: Given the contexe of the site in downrown the
reestablishment of a street wall is important to the creanon of a pedestrian
friendly and atreactive environment. To accomplish this, new buildings
on the site should have a zero sethack line or an established ser to line
with only pedestrian areas berween sidewalk and building facade along
West Loveland Avenue, Second Street, and Broadway Avenue.
Consistent placement of building Facades ar the sidewalk edge will dreaw
pedestnans along the sidewalks. Storefronts should generally be narrow
(25-45 feer) to create variation and the perceprion of many businesses
within a short walking distance to keep pedestrians engaged. The first
floors of buildings should be designed with large display windows to
create visual flow and incerest ar the street level. Exceptions or varanon
to the steeet wall are approprate to accommadate plazas, or outdoor
dining areas, and landscaped areas consistent with the urban context and
occasional vehicular access points.
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Parking: Parking has presented a challenge in most of the tradinonal
central busmess districes in the Cincinnati region, because these areas were
designed to accommaodate locally serving businesses and were patronized
by people walking to or taking streetcars to the distnicts. However, with
remvestment and redevelopment in these districts, they have become
destination districts artracting parrons from ourside a walkable distance
meaning that accommodation of large numbers of vehicles is often
necessary. Small lor sizes and high building coverage rarios mean thar
there is typically not room on individual sites to accommodare the parking
requirements for the occupants. Off-site parking, shared parking, and on-
street parking are in high demand in downtown distnicts. The subject site
offers an opportunity to provide both new buildings and businesses in the
downtown while simultaneously providing parking for the new businesses
bur also exising businesses. Any public parking avadable within walking
distance of the proposed businesses on the site will contribute to the
necessary points for LEED certification as walkability and reduced
impervious surfice are criteria thar count toward certification points.

Topography and Floodplain: The image below shows the topography
of the site indicating the lowest poinrs. The base flood elevarion for the
site 15 589 feer. The low points in the site are at least seven feet lower
than the base flood clevation: ro support buildings the grade or
foundanon of the structures would have to be raised above 389 feer
requiring ar a minimum seven feer of change, The low area of the site
extends east to west in the central pomon of the site. Any building placed
wn the various blue tnted areas would need to have a man floor elevation
above street grade or meet the flood resistance standards of Chaprer
1313.04 of the City’s Ordinance. The contrast would be the greatest in
the central portion of the Second Streer Frontage,

Figure & This map illustrates the general topography and elevations of the site. The darker
areas to the right of the image represent elevations elosest o the Little Miami River and below
580 feet in elevation, The lower elevations will require more fill or higher foundations 1o elevare
structures ahove the 589 base flood clevation. In fact along Second Sweet, the buildings' base
elevations would need to be vwo 1o three feer above the grade of the street.
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Existing Buildings Retained on the Block: The Wagner Building and
the bullding ar 126 Second Streer are not currently owned by the Ciry and
for the purposes of this assessment are to be retaned in their current
locanons. Construction of tradinonal commercial style buildings ser to
the street will be consistent with the architecrure and bulding orentation
of these buildings. The location of the existung buillding on Second Srreer
does present a challenpe to providing an access deve aligned with
O'Bannon Avenue because the building sies ar the rerminus of O'Bannon
Avenue. However, other locations for vehicular access could be provided
on the Second Street frontage. The low area where buildings would
require significant elevation may be an option,

Transitions from Downtown Core to Subject Block: The subjecr sie
presents a significant opportunity for the Ciry of Loveland to reestablish
urban density in the core blocks of downrown o accommodare business
growth and add vitality to the downtown, The development should be
designed 1o visually and funcnonally meld wirth the exisnng downrown
blocks to create a transinon of old to new 10 a pedestran frendly manner
that still responds to the needs of businesses catering to regional clientele
that must drive ro the distacr. A compact building arrangement and well
landscaped but visible parking will assist in the success of this mansition,

Transitions from Subject Site to surrounding Neighborhoods: The
subject site 15 ar the castern edge of whar has teaditionally served as
Loveland’s central business districe (CBD). Prior 1o this redevelopment
the site coneained a mix of small scale busmess, homes, and rilroad
onented uses like the hotel, a stable and a feed mull. The urban fabric of
the sire was more open than other downrown blocks o accommaodare
some of these uses. Just o the east the block berween Second Streer and
Third Streer has 4 mix of businesses and residential uses. 1n the furure
this block may include more businesses in adapred residennal stouctures,
Any development on the subjecr site should be designed ro complement
the scale and conrext of this adjacent block o provide a transinon. On
the southern side of Broadway however, the character is much different
and the uses and site configuration of this block are decidedly more
industral in nature. Traditional mixed vse buildings with rraditionally
referenced scale and detailing will provide an appropriate mansition o this
block as well.

Traditional CBD vs. Neighborhood or Suburban Site Plan: From the
context and trends in urban infill it is assumed in this analysis that the
preferred style of redevelopment for dhs site will be consistent with a
traditional central business district from around the end of the 19
century and beginning of 200 century based on a walkable concept. This
concept suggests that buildings set ro the sidewalk, of modest scale and
heighrs up o four stories, are very approprare. The need o
accommodare modern vehicular parking supulates thar parking must also
be accommodared on the site. As parking was nor a consideranon for
ongmnal CBD development the site lavour will be slightly different from
the madinonal blocks. The City has reviewed more suburban style
redevelopment plans for the site and found them inapproprate,
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SITE CONFIGURATION ASSESSMENT
PROPOSED SITE PLAN

MDC based the following assessment of the proposed site plan (See Artachment
A} on the informanon presented above.

The planning approach is an acceptable method: The planning
approach the City is taking in this case is a proactive design based
approach that is weighing several facrors including urban design, avalable
financing for puhliv: improvements, stormwater management needs, and
parking needs in the downrown, However, the Ciry is designing a parking
and stormwater management facility before a final devcl:npmem plan for
the builldings and other site features has been complered and 1pprm=ud
The construction of the public improvement may be a potennal incentive
for redevelopment of the site promonng the construction and occupation
of bulldings and expanding the economic base in downtown. Because of
the context of the site and the existing conditions the planning approach
is one of redevelopment where infrastructure is being designed and
constructed because of avalable resources, and the buildings will be fitred
into the reserved building envelopes. While, this may not be viewed by
some as the tradinonal way to approach a sie plan and development, it is
similar to other 10fill or redevelopment efforts that must design building
layout or other structures around existing infrastructure. Given that the
site is a redevelopment project the infrastructure /public improvements
preceding the final users and building design is a reasonable approach.
The implication however of doing this is that the Ciry must weigh the
value of the possible improvements against the uncertainty of what the
wnpact on the remaning site will be, Ths approach leaves the possiblity
of pursuing LEED certification for the indnidual buddings as they are
planned and constructed. Although it may not be the most common
approach, the development of buildings around infrastructure is an
acceptable approach parnculaely in the redevelopment of downtown sites.

The building envelope is adequate to accommodate typical
downtown uses. The proposed locanon for the stormwarer
management facilities and surface parking lor leaves a building envelope
that is adequare to accommodate rraditional style mixed-use structures
consistent with the buildings along Loveland Avenue west of the railroad.
The foorprants of the buildings shown on the proposed sire plan range
from 3,600 square feet up to 10,416 square feet. These are just
hypothetical foorprnts but would generally provide enough flexibiliry in
floor area to accommodate even the larger uses typical to downrown
business districts in the region (see the land use and potential tenants
matrix). The bulding footprints could even be expanded beyond what is
shown on the attached plan because the parking arca shown on the plan
would be constructed in phases leaving a larger building envelope so the
building’s depth could easily be expanded to accommodate lacger
foorpants. The potential buldings could be configured within the
envelope to create an environment attractive to the npes of uses the Ciry
would like to targer for this site. The envelopes would also allow for the
minimum 1,000 square foor building area for LEED consideranon.

The proposed location of the vehicular access point on W. Loveland
Avenue is a point of critique. While the proposed access point is ideal
for vehlueular accommodation, it 15 1n conflict wath the creanon of visual
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and pedestnan connecovity with the rest of downtown, The proposed
location creates three challenges for companble, pedestrian fnendly urban
desym. First, the location of a dove wsle adjacent to the exssting ralroad
expands the distance from 50 or 60 feet that pedestrians must cross to
traverse the rilroad tracks to 100 feer to cross a vehicular doveway. A
pedestrian must walk 123 feet along the fronmge of Loveland Avenue
crossing two rail lines and an access dove to a substinnal parking area
before armving in a pedeserian safe zone, This is as significant visual
barrier to a pedestrian considering moving from the established
businesses to the proposed new businesses on the subject site. Second,
the location of a drive aisle in the proposed location creates a potential
velicular conflicr wirh the raillroad.  Although the locanon of the access
point should not canse problems with vehicles stacking across the railroad
for vehicles wainng to men into the site because rthe plan s for a aghr-in,
right-our access point. When trains cross Loveland Avenue, access o and
from the proposed parking lor will be resencted. Addinonally, anorher
vehicular access point on Loveland Avenue will likely increase congestion
on Loveland Avenue bur primarily ro the east. However, this is an
observation and would need to be confirmed by a transportation engineer.
Third, placing a vehicular access poinr in this location precludes the
placement of a building along the Loveland Avenue froneage, creating
further separation berween the western portions of downtown and furure
structures on the subject site. Establishing actvity ar the stoeet i this
locanon is key ro the success of drawing pedesenans roward s
developmenr. A pedestrian friendly design must be incorporared ro
facilitate good pedestnian movement. Although Second Street 1s a stare
route and also heavily mraveled, the number of access poinrs along this
frontage are fower and the lowest porton of the site’s topography are
loeated along the Second Street frontage, indicanng placement of the
prmary vehicular access point along Second Streer.

*  Topography of the site influences appropriate locations for parking
and buildings. Topographically the lowest portion of the site includes a
band running west and east and impacts about one third of the site. The
low land includes areas in the proposed first phase of the stormwater
management facility, surface parking, and the footprnt of Building 3. To
be elevated above the base Aood elevarion, Building 3 will need to be
elevated a few feet above the grade of Second Streer. The awkward access
to buildings with several steps up and the grading necessary to
accommodate a building in this locanon may make this a less practical
locanon for a bullding, and a more pracucal location for the poimary
vehicular access point. The City may be better served by locating the
parking facilities in this central band on the site and concentraring
buildings along the West Loveland Avenue and Broadway fronge.

*  The viewsheds created will need to be carefully designed. The
proposed site configuration creared open views over the parking area to
the back of the proposed buildings. A wall running parallel to the rail
road, architecturally detailed to fir in the context, could be emploved along
with syznificant tree plantings to screen the view of the proposed parking
lor from exasting buildings on the north side of W. Loveland Avenue.
Addinonally, the proposed site plan would be improved 1f those buildings
incorporate four-sided architecture and present a nicely finished fagade to
both sides. This will also assist in deawing pedestrians inro the sire.

The City Engineer provided the following consideranions thar add perspective o
the engineering and design aspecrs of the projecr,
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Designing a project for reverse plasing {storm systens and parking fof construction before buiding
desiger) requeires sascimn feability in focation and capeacity, lonting affermative designs and
verlie engineering, and increasing costs of the mfrastrcture to accommodate potential conditions.
Befon are several consteerations made dnring desipn regerdfng fustalling a parking dor ow the e
bfare the buildings are designed ar constrvicred,

Building footprints are unknown, making defining the secondary
facilities like parking lots and sidewalks difficale. A mininis seilack
araund the pertmeter of the site was reserved for buildings, fess two locations where
driveway access is alveady dictated by other extsting conditions and property lines,
Frrther, anly a portion of the designed panking lot area is fkely to have funding during
this phase. So, the proposed phase of parking includes two aveess drives and an area of
parking located the furthest from the building setback area. This wolf allow an
wmperved area to abur buildings for construction vebivles and stockpiles, as well ar the
abiliry to reduce the parking area fo faclitate wider strwctures, i necessary. Ao, an
extiting storm senver located throngh this sethack area is proposed ro be removed and
redocateed along SR 48 and fnto the site at a location fess likely fo affect bwilding pad
docations. It is alo taportant to note that the footprint and feation of Futwre Budlding
H#2 will requiire modificarion if the property across from O Bannon Avense is not
parchased and the exasting brick structure demolihed,

Unknown uelity service requirements. Regardiess of service line size or
tocation preferred to enter the buildings, gas, electriv, phone, water, and sewer mains are
atlf fovated aronied the perimeter of the property and wonld not affect the parking area

wt the dntertor of the property. No antdoor fghting is propased fn this plvase of
constrvction. If famds alfew an addicional section of the parking ot to be graded and
Savedd this sumamer, concuit can be tnstalled between the castern bandveape islands and
the perimeter of the site to bouse fiiure electric service lines aned [ght poles installed on
these iclands. Light poles and condnit may also be placed along the ontside perimeter of
the parking lof,

Unknown storm water requiremernts. Sfory waler aonreyainee, defention,
ained water quality system requirements are all divecely based on the grosmd cover and
slopes within the triltary drtnage area. Since the amovent q;" dmpervions area of
builelins, sidewales, and parking fots versas landscape areas £5 sk, o searly
worst case scenario was wsed for design. 1t was assamed that all men-off on the site is
Loing fo be directed fnto the srarm system desioned e this phase. However, it és
antieipated that ather storm water Best Mamagenent Pragtices (BMPs), svech ar rain
gardens, pervious pavers, green roofs, cisterns, grey wafer features or irvigation systems
gy be installed an the site in future phases. "The addition of atber BMPs s
encopraged as it will reduee the amonnt of ren-off from the site and now improve the
water quadity of the wmn-aff beyand the minimune vequivements. Having an arvay of
BMPs ai the sire wild allow the sive ro becomse o model developmrent, o desonsiration
site fo by wseel ar a dearning toof, and shows Loveland’s dedication to the environment
andd onr regpect for the wearby 1Little Mignri River, BMPs may wlso provide stber
bemgfits swch as energy savings, westherics, and redweed water and sewer niility bifls,

Maintenance of sediments during construceion, BMPs are sensifive fo
sediment deposits and the wsefiud ife of mary BMPs is diminished by accremmdation of
seddiments, Undergronnd strctures were selected 1o serve as the water treatwent BMPs
Jor the sire due to thele ease of maintenance. The stractures can by castly accesied and
seelfment renoved periodically by « bose o a vactor frack,. Other BMPs sueh as
Jpervionus parers, infiltration trenches, and rain gardens, aff must be excavared and
compleredy reinstallea when the desion sediment storage space i [illed. Therefore, these
types of BMPs are uswally the last item construocted on a site, The wseful life of
astelerprnnend strwctares £5 el greater, even thongh it will siill require a frequent
amosnt of reatntenance to remove sediment, r_ghﬂfuff}' while the rest of the site is under
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constrwetton. Temporary ervsion and sedment confrols such as inlet protection barriers
aaneed silf femce wold aleo require an dvereased amonnt of cleing, repairs, and
replacensent wntil the entire site is stabilized

Damage to parking lot. Construction vehicles, materals, and equipwment on sife
for constection of the busldings will take a tolf on the swrvonnding avea. To mininrize
s as much as possible, a Deavy duty pavement thickness is proposed for this phase of
parking, a buffer space between the butldings and proposed peking phase will be
provided where possible, and surfice conrse on the parking lor will not be fustalled in
this phase. "There will likely still be areas in the pavement vequiring repaies and a
orack bepween the phases of parking fot which may propagate thosah the fiiire swrface
o,

Need ro rework the parking lor elevations / grades. e parkag lor
grading was set by boundaries swch as adjacent streets and property lines. The only
unknown elevations along the perimerer were assumed based on building pad elevations
eqgieatd to the meiniman opening elevation (MOE) reguired for the flovdplain, sidewadk
maimon stopes and preferved widhs, and el beighs. The area where the planned
Jparking lot i most likely te bave any fsswe in location er grade is in the vieinity of
Sutwere building #2 at the southeast corner of the site. This building may be a facility
that incldes a drive-sgh window, which wonld regeeire slape chanpes and pavement
remotal for fnstall andergronnd coneudt and fosndations to support an awning. This
bnileding elevation may afvo be raised to ingprove visibility from the Five Pofits
Frbersection,

Changing drve aisle locations & drving habits. Four final propesed
driveway locations are anticipated, althongh only tew are propesed during this phase.

I Access from West Loveland was reguested becanse this strect bas the highest
traffic connt of the three survonnding streets, Limited aceess, a right-in ondy, on
Wese Laveland ix proposed in this plase and is nor anticipared to be mocified. A
Seft-iar aneel excet were restricted elwe to the lane confEosration, vicinity of the
sbonalized intersection on SR 48, and vicnity of the railroad crossing.  Posential
bueslelizgg Jocarions did wof play @ part in this drivenay configneation or reieicions,

2. Full access to and from Broadway Sereet just west of futwre bileling #2 b5
propesed i this phase. Hewever, if future building #2 will include a drive-up
winelon fiterion, the drivenay will seed to be wtilized at that tew as an our-ony
o avoid drive-np windaw asees frome driving ro the Joft or crossing oncoming Iraffic
to merpe in a short distance from other traffic exiting the site.

3. Full aveess to awdd from Broaduay Street ai the west side of the property is one of
the most desirable drivewy locations for traffic circudation, but is not proposed at
ifvés dimee elue fo the dengifiy process fo srercome property ecess issies. A
dnpress epress casement world need to be provided by both the ratiroad congpany
and a private property ouwer. Dyive aisles in the parking lof were planed to
adigm with this futare drive, afthongh mo pavesest siping i proposed fn this
b,

4. Fuelf access to and from SR 48 showld be aligned with O'Bannon Avenwe to
Jprevent turming conflcts and ereate ong four-way intersection instead of baving fwo
theee way dntersections between West Loveland and Broaduay Streer. This
driveway con mot be installed wntil the parved of land across from O Bannon is
poerchased aned the building i demodeshed, Currently, i afipears the property
awner bas the intendian of renovating and leasing the buifding. 1f the builiding is
do remain, It s ko where, if any, access fo SE A8 will be provided in the
futire,
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Nor baving the two Ease-West drives determined may affect the proposed East-
West drive wisle focations o better alipn with the difves. If drive aisle locations
threneh the parking dor are fo shift morth or sonth, the dandscape isdond locations
will need fo be reocated, bt there &5 no pavement striping in s phase fo be
resmored and reimstalled

Site aesthetics. No wew streetscape items, lghting, or otber site amenities are
proposed in this phase due to lmited funding. No change of needs or damrage to men
amentties from futsre bilding desipns and construction & not possible. Unes! future
phases of work are completed, the site ndll temporarily have stockpiled soil, o
fuma’:r.r{,mr;q ar aesthetic features, and a reduced parking area withont swface conre and
striping. Nite aesthetics shonld be addvesied in a future phase when building locations
atsel aveess drives ave defined and focal points, ewtdoor seating arvas, ete. can be desipned
aceordingdy.

KEY FINDINGS

In conclusion MDC has made the following iindings:

The proposed stormwarer management faciliry and packing surface are
consistent with a traditional urban design for the downrown blocks of
Loveland because they allow for the buildings to be ser to the steeer. The
building envelope created by construction of 4 porton of the
infrastrucrure is adequare to accommaodite a number of viable

uses/ renants and would allow for the future pursuir of LEED
certificanon for the imndividual buldings.

From a land use perspective, the ypes af uses that may locare on the sire
include small scale local /boutigque retail, local restaurants, services,
professional offices, national or franchise restaurants, drug stores, local
produce markers, art galleries or rerail locanons, and possibly residential
unirs. From a regional perspective, large formar retail or office is unlikely
to be artracted ro the site given the regional supply of more visible, and
accessible sires on which ro accommodare these rypes of uses,

The proposed building envelope allows for moderate flexibality within the
constrants of a traditional urban block with zero lot hines and bulddings
odented roward Loveland Avenue and Second Street. Although other
building and parking configurations could be accommodated on the site, a
more suburban strip development or individual large footprint building
located in the proposed parking area would be inconsistent with the urban
fabric and contrary to the perceived vision for the downtown.

This site represents a redevelopment effort iniriated by the City and by irs
nature is hypotherical abour whar rypes of end-users and ]Ju:ldmgs will
occupy the site. This plan must be successful by integrating an existing
urban fabric or form including infeastructure and district consideranons
such as viewsheds, stormwater management and parking considerations
into a readitional main sereer style site and buildings. This plan represents
a City-mtiated redevelopment that takes o consideration existing
resources, financing and desired urban design, and existnng conrext, and
prepares the infrastrucrure of this site as a development mcentve for
building and businesses o locare on the site, not as a reaction or accessory
o known users. Therefore the resulr will be thar the development irself
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will attrace users thar are interested in locating within the developed
context, rather than customizang buildings and site to parnicular users,
And the project will funchon much like adaptive reuse of other structures
in the downtown with the added amemnties of modern infrastructure,
parking accommaodanons, and modern building desipn.

The floodplain and based flood elevation pose significant :imgn
consideranons, The street g‘ﬂdt‘ around much of the site 15 below the
base flood elevation reguiring any buildings builr in these low areas to
have a main floor elevation higher than street grade, or sigmficant
architectural and engineering considerations to flood proof them. The
City and site may be better served by locating the parking in the lowest
areas of the site and focusing the I:u.uldmg envelopes to the W. Loveland
Avenue fronrage and Broadway Fronmge, Special streerscaping or
treatments will likely be needed to keep the pedestrian environment at
street prade visually nteresting and accessible.

Although there are alternative site layours which may be more pedestnan
onented, or visually connecred, the proposed site configurarion adequarely
addresses vehicular accommodation and could be enhanced through
urban design features such as plazas, landscaping, pavement design and
architecture to be more pedestrian friendly than the site plan alone
suggeses. However, the core of downtown activiry is centered around
West Loveland and the Bike Trail making it important to draw pedestrians
into the subject site and the blocks on the east side of Second Steeer. The
need ro keep pedestnans engaged 1s most prevalent along the Wesr
Loveland frontage mdicanng thar the vehicular access would be berrer
placed off Second Sreeer rather than Wesr Loveland Avenue,

Given this finding, it 1s feasible that the City could redevelop the site with
the proposed lavour, however, MIDC has pmx‘ided a series of
recommendanons and an alternative sire layout which could be considered
to address the topography, urban design, and pedestrian connectivity
issues in a different and perhaps more efficient manner.

The proposed plan for site improvements itself 1s neither eligible for
LEED certification, nor is it prohibitive from making the future buildings
on the site ehgible for certification. The context, reuse, and walkability of
the site are fivorable aspects for LEED cernfication, bur ulnmarely the
most points for certification are earned in the energy efficient design of
the bulldings themselves, Eligibility requires that a reasonable site be
associared with the project, but the exisung infrastructure would hkely
count as existing condirions and the buildings and individual sites could
still be designed around it for purswit of cerafication.

RECOMMENDATIONS

Therefore, MIDC makes the following recommendanons for the ciny's
consideranon:

Mantun the proposed locanon for the underground stormwarer
detennon system and phase 1 of the surface parking area as shown on
Armtachment A

Remove the vehicular access point from the West Loveland Avenue
Frontage and extend the footpont of Bulding 1 to close the gap left by

the vehicular access dnve and move the bulding closer to the rulroad
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right-of-way and improve pedestnan connecovity. (See Arachment B for
changes).

Slighdy reduce the foorprint of Building 3 and shift ir north to move ir o
higher ground to avoid excessive grading and an awkward relanonship
between buildings and the sidewalk level along Second Steeer and ro allow
for a vehicular aceess point along Second Streer at the topographical low
point of the site.

Consider grading sire ro allow for below building parking under Buildings
2 and 3 on Amachment B ro add addinonal parking and resolve the
elevarion issues for these strucrures,

Indicate a pamary vehicular access point in the low point of the Second
Street fronmge, and include a landscaped median with plannngs, pervious
surface, and 4 non-occupied structure like a gatehouse or cdock tower to
maintain the street wall along Second Street and mantam visibdity of the
theater and other uses on the east side of second streer from businesses
on West Loveland Avenue. See Attachment B,

Reconfigure the footprint of Buildings 2 and 4 on Attachment A to
rewnforce the corner of Broadway and Second Streer and move the
buddings roward the corner to move them to the higher ground. See
Arrachment B.

Abign the Broadway Streer access point with the access drive of 131
Broadway Steeer on the south side of the block. Remowving the access
pont as shown will reduce the feasibility of a drve through i this
location, however, a drive through could porentially be located south of
Building 3 or in the inrenior of the site where it 15 visible from West
Loveland Avenue.

The revised conceprual site plan showing these changes is included as
Artachment B
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ATTACHMENT A: PROPOSED SITE PLAN 2/23/10
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ATTACHMENT B: ALTERNATIVE SITE PLAN 3/17/10
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ATTACHMENT C: LEED CERTIFICATION CHECKLIST
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LEED 2009 for New Construction and Major Renovation
#' Project Checklist

Sustainable Sites

Prereq 1
Credit 1

Credin

Credit ¥

Credit 4.1
Credit 4.2
Credit 4.3
Credit 4.4
Credit 5,1
Credit 5.2
Credit 6.1
Credit 6.2
Credit 7.1
Credit 7.2
Credit 8

[T T Iwater Efficiency

Possible Points:

Construction Activity Pollution Prevention

Site Selection

Development Density and Community Connectivity

Brownfield Redevelopment

Alternative Transportation—Public Transportation Access
Alternative Transportation—Bicycle Storage and Changing Rooms
Alternative Transportation—Low-Emitting and Fuel-Efficient Vehicles
Alternative Transportation—Parking Capacity

site Development—Protect or Restore Habitat

Site Development—Maximize Open Space

Stormwater Design—Quantity Control

Stormwater Design—CQuality Contral

Heat Island Effect—HNon-roof

Heat Island Effect—Roof

Light Pollution Reduction

Possible Points:

¥ Preregn  Water Use Reduction—20% Reduction
Credit1 Water Efficient Landscaping
Credit  Innovative Wastewater Technologles
Crodit 3 Water Use Reduction
[ I T lEnergy and Atmosphere Possible Points:
H Prereqt  Fundamental Commissioning of Building Energy Systems
Y Prereg2  Minimum Energy Performance
...4. Prereq3  Fundamental Refrigerant Management
credit 1 Optimize Energy Performance
creditz  On-Site Renewable Energy
creditl  Enhanced Commissioning
Credit4  Enhanced Refrigerant Management
Credit 5 Measurement and Verification
Credits  Green Power
1 |Materials and Resources Possible Points:
Y Prereq 1 Storage and Collection of Recyclables
Credit 1.1 Building Reuse—Maintain Existing Walls, Floors, and Roof
Credit 1.2 Building Reuse—Maintain 50% of Interior Non-Strectural Elements
i cregitz  Construction Waste Managemeant
i Cregit}  Materials Reuse
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Project Name

Materials and Resources, Continued

Credit 4
Crodit 5
Credit &
Credit 7

¥

=4

Y

[T T lindoor Environmental Quality

Preneg 1

Prereq 2

Credit 1

Credit 2

Credit 3.1
Credit 3.2
Credit 4.1
Credit 4.2
Credit 4.3
Credit 4.4
Credit 5

Credit 6.1
Credit 6.2
Credit 7.1
Credit 7.2
Credit 8.1
Credit 8.2

[T T linnovation and Design Process

Credit 1.1 Innowvation in Design: Specific Title

Credit 1.2 Innowvation in Design: Specific Title

Credit 1.3 Innovation in Design: Specific Title

Credit 1.4 Innovation in Design: Specific Title

credit 1.5 Innovation in Design: Specific Title

Credit2  LEED Accredited Professional

[ I_T]Regional Priority Credits Possible Points:

credit 1.1 Regional Priority: Specific Credit

Credit 1.2
Credit 1.3
Credic 1.4

[T T J7otal

Certified 40 to 4% points  Silver 50 to 59 podnts  Gold 60 to 79 points  Platinum 50 ta 110

Recycled Content

Regional Materials

Rapidly Renawable Materials
Certified Wood

Possible Points:

Minimum Indeor Air Quality Performance

Environmental Tobacco Smeke (ETS) Control

Outdoor Air Delivery Monitoring

Increased Yentilation

Construction 1AQ Management Plan—During Construction
Construction IAQ Management Plan—Before Occupancy
Low-Emitting Materials—aAdhesives and Sealants
Low-Emitting Materials--Paints and Coatings
Low-Emitting Materials—Flooring Systems

Low-Emitting Maternals—Composite Wood and Agrifiber Products
Indoor Chemical and Pollutant Source Control
Controllability of Systems—Lighting

Controllability of Systems—Thermal Comfort

Thermal Comfort—Design

Thermal Comfort—Verification

Caylight and Views—Daylight

Daylight and Views—Views

Possible Points:

Regional Priority: Specific Credit
Regional Priority: Specific Credit
Regional Priority: Specific Credit

Possible Points:

Date
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